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OXFORDSHIRE COUNTY COUNCIL’S RESPONSE TO 
CONSULTATION ON THE FOLLOWING DEVELOPMENT 

PROPOSAL 
 
District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

Purpose of document 
 
This report sets out Oxfordshire County Council’s view on the proposal.  
 
This report contains officer advice in the form of a strategic localities response and 
technical team response(s). Where local member have responded these have been 
attached by OCCs Major Planning Applications Team 
(planningconsultations@oxfordshire.gov.uk).  
 

 

 
  

mailto:planningconsultations@oxfordshire.gov.uk
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

Strategic Comments 
 
Overall view of Oxfordshire County Council: 
 
Objection on transport grounds 
No objection in principle to development of this site 
 
Comments: 
 
The site is allocated for a new greenfield neighbourhood in the adopted South Oxfordshire 
Core Strategy in which Policy CSDID3 details the requirements. The Core Strategy 
anticipates 2,030 houses on this site whereas 1,880 are proposed.  A significant area is 
retained as farmland in the north western corner and there are two other development sites 
within the allocated site which are expected to take the total number of houses up to 2,030. 
 
Oxfordshire County Council has been involved in discussions with the District and the 
applicants regarding the proposed development.  It is supportive of development in this 
location which has good links into the centre of Didcot and can provide much needed new 
schools, housing, and extra care homes. 
 
A transport objection is raised on the basis of inappropriate assumptions in the transport 
modelling and potentially severe effects on the transport network without appropriate 
mitigation.   
 
Didcot is set to expand significantly over the coming years and thought needs to be given, by 
both South Oxfordshire and the Vale of White Horse District Councils collectively, to how 
town centre parking will accommodate this growth. Additional parking will be required within 
Didcot town centre to mitigate this growth and S106 monies need to be secured from 
development sites in the area to expand the capacity of off-street parking within the town 
centre. As this is a District responsibility, it is not a S106 contribution requested from the 
County Council. 
 
Detailed comments can be found in the annexes to this report, the headlines are: 

 The submitted transport assessment fails to appraise appropriately the traffic impact of 
the development. 
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 Changes are needed to the proposals re the junction of A4130 and Abingdon Rd. 

 A package of S106 and S278 measures should be agreed.  

 S278 measures will include provision of traffic calming on Lady Grove.  Additional S278 
measures may be needed following a revised transport assessment. 

 It is assumed that various issues will be dealt with at Reserved Matters stages and are 
therefore not commented on in detail at this stage.  

 The location of the three school sites as set out on the Parameter Plan is agreed. The 
specific location of the drop off and road layout around the school will be subject to further 
negotiation. 

 The county council supports the inclusion of a C3 Extra Care housing scheme on site. 

 A staged programme of archaeological mitigation will need to be undertaken ahead of and 
during the development.  

 
 
S106 Contributions (please note this does not include direct delivery S278/S38 costs): 

 
 Towards Cost Basis Number 

of units  
Total 

Transport 
(with 
appropriate 
index 
linking) 

Science Bridge £2,737 per dwelling (excl extra care) 637 £1,743,469 

NPR3 £2,737 per dwelling (excl extra care) 728 £1,992,536 

A4130 widening  £2,737 per dwelling (excl extra care) 182 £498,134 

Culham River Crossing £2,737 per dwelling (excl extra care) 182 £498,134 

Jubilee Way roundabout  £2,737 per dwelling (excl extra care) 91 £249,067 

Contribution toward the 
cost of amending the 
speed limit (TRO) along 
NPR 

TBA  £TBA 

Public Transport -  £2,880,000 

Public Rights of Way -  £125,000 

Travel Plan and School 
Travel Plan monitoring 

-  £2,480 

Education 
(index linked 
from 3

rd
 

Quarter 
2012) 

First new primary school 
on site 

The full cost of a 2 form entry primary 
school. Developer delivery of this 
school would be an acceptable 
alternative.  

420 £8,068,000  

Second new primary 
school on site 

£24,424 per pupil 49 £1,196,776 

New secondary school 
on site 

£24,933 per pupil place 394 £9,823,602 

New SEN school at 
Valley Park 

£109,000 per pupil place 9.7 £1,057,300 

Property 
and Waste 
(index linked 
as identified 
in this 
document) 
 

Didcot Library £85 per new resident 4,549 £386,665 

Central Library £17.15 per new resident 4,549 £78,015.35 

Adult Day Care £1,100 per new resident (aged 65+) 611 £672,100 

Administration and 
monitoring for property 

-  £16,878.65 

HWRC £260 per dwelling indicatively but 
currently being revised 

 £291,136 

Total £29,579,293  
+ speed limit 
contribution 

 
Officer’s Name: Lynette Hughes 
Officer’s Title: Senior Planning Officer                                                                    
Date: 16 October 2015 
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 
 

Transport 
 

Recommendation: 
 

Objection 
 
The submitted transport assessment fails to appraise appropriately the traffic impact of the 
development and as such fails to demonstrate the residual cumulative effects of the 
development would not be severe and fails to promote the sustainable transport aspirations 
of the County Council as Local Highway Authority. 
 
 

Key issues: 
 

 Junction modelling assumes no queues at the start of the analysis period. 

 The transport assessment does not consider the impact of the proposed pedestrian 
crossings. 

 A number of off-site junctions would be subject to considerable delay and would be reliant 
upon the delivery of strategic transport infrastructure. 

 The proposed signals at junction of A4130 and Abingdon Rd would operate well over 
capacity; however greater priority could be given to traffic along the A4130. 

 Vehicular access points, roundabouts and priority junctions, do not raise any significant 
highway safety concern. 

 The 40mph speed limit to Northern Perimeter Road (NPR) and traffic calming along Lady 
Grove (B4016) is desirable. 

 The junction of Lady Grove (B4016) and Sires Hill (B4016) would be subject to significant 
delay; however this would deter further ‘rat-running’ use of this route. 

 As this is an outline application, matters of detail will be considered later upon receipt of 
reserved matters applications. 

 
Legal agreement required to secure: 
 
Section 106 Town & Country Planning Act – Developer Obligations 
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 A contribution of £2,737 per dwelling (not including extra care housing provision) is 
sought toward specific strategic transport infrastructure improvements as detailed 
below. 
 

Contribution calculations for North East Didcot (based on 1,820 dwellings) 

Scheme Proportion of 
total S106 for 
site % towards 
scheme  

No of 
units 

Cost 
per 

unit = 
£2,737 

Total Contribution 

Science 
Bridge 

35% 637   £1,743,469 

NPR3 40% 728   £1,992,536 

A4130 
widening 

10% 182   £498,134 

Culham river 
crossing 

10% 182   £498,134 

Jubilee Way 
roundabout 

5% 91   £249,067 

Total 100% 1,820   £4,981,340 

 

 A contribution of £2,880,000 toward public transport services. 

 A contribution of £125,000 to public rights of way in vicinity including the community 
link to Wittenham Clumps. 

 A contribution of £2,480 toward the cost of reviewing both the residential and non-
residential travel plans. 

 A contribution toward the cost of amending the speed limit (TRO) along NPR. 

 Provision of traffic calming along Lady Grove (B4016). 
NB All contributions are to be index linked appropriately to ensure values do not diminish. 
 
Section 278 Highways Act – Works in the Highway 

 All works in and adjacent the highway will be subject to a Section 278 Agreement with 
Oxfordshire County Council. This will include provision of vehicular access and 
pedestrian provision to connect with existing network. 

 

Conditions: 
 
1. All accesses shall be provided in accordance with submitted plans prior to first occupation 

or in accordance with an agreed phasing plan. Works shall include pedestrian access and 
provision of controlled crossings. 

2. Scheme of drainage shall be submitted and approved and thereafter implemented. 
3. Amended residential travel plan shall be submitted and approved and thereafter 

implemented. 
4. Framework Travel Plan for non-residential to be submitted and approved. 
5. Prior to development, a Construction Phase Traffic Management Plan shall be submitted, 

approved and thereafter implemented.  
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Informatives: 
 
Please note the Advance Payments Code (APC), Sections 219 -225 of the Highways Act, is 
in force in the county to ensure financial security from the developer to off-set the frontage 
owners’ liability for private street works, typically in the form of a cash deposit or bond. 
Should a developer wish for a street or estate to remain private then to secure exemption 
from the APC procedure a ‘Private Road Agreement’ must be entered into with the County 
Council to protect the interests of prospective frontage owners. 
 
There shall be no diversion or obstruction of public rights of way, nor shall any public right of 
way be used for vehicular access without the prior permission of Oxfordshire County Council. 

 
Detailed comments:  
 
The submitted transport assessment provides junction analysis of the proposed vehicular 
accesses and existing off-site junctions. I note the junction analysis assumes there is no 
queuing at the start of the analysis period. I am unable to agree with this approach, which 
underestimates queuing and delay.  
 
Access provision at the roundabouts along A4130 includes controlled pedestrian crossings. 
The Transport Assessment does not consider any delay that may result from these crossings 
or how the crossings would interact with the operation of the roundabouts, adding delay to 
arms and causing ‘platooning’. For these reasons I cannot agree the findings of the junction 
analysis, which underestimates queuing and delay. 
 
The junction analysis identifies a number of off-site junctions that would operate well over 
capacity with significant delays and excessive queuing. The Transport Assessment does not 
offer any mitigation other than a financial contribution toward strategic infrastructure delivery. 
Whilst the planned infrastructure would relieve pressure on the existing network the 
application does not provide any assessment of how much pressure would be relieved. 
Delivery of transport infrastructure is subject to financial contributions from this and other 
planned developments; there is not any certainty as to when these contributions will be 
realised and subsequently when the identified infrastructure would be in place. Therefore I 
am concerned the development would exacerbate queuing and delay at least until 
infrastructure improvements are in place and potentially beyond if additional local mitigation 
measures are shown to be necessary. 
 
The application proposes traffic signals at the junction of A4130 (NPR), Lady Grove (B4016) 
and Abingdon Road (B4016). The applicant suggests this would provide greater priority to the 
NPR and would result in nil detriment ie in future years the delay would be no more than 
would be experienced without the development traffic and without alterations to the junction. I 
accept there is some merit in this argument, however I suggest alternative arrangements at 
this junction would be more beneficial. It is accepted that any improvements to this junction 
could be short lived as an improved junction, most probably a roundabout, would be provided 
to serve an extended NPR. 
 
The development would exacerbate queuing and delay at the junction of Sires Hill and Lady 
Grove B4016. Normally such delay would be considered severe and unacceptable but in this 
instance it would have the benefit of deterring rat-running and so reduce traffic impact on the 
rural network and local villages.  
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With regard to highway safety the proposed vehicular accesses do not raise any concern. 
Construction of the accesses would be subject to Section 278 of Highways Act, which 
requires drawings detailing construction specifications, drainage etc. Accesses should be 
completed to an agreed standard prior to first occupation or in accordance with an approved 
phasing plan. The provision of traffic calming along Lady Grove is welcomed as is the 
reduction of the speed limit along the NPR. NB the speed limit reduction requires amendment 
of the relevant Traffic Regulation Order which is subject to separate consultation. 
 
Associated with the overall growth of Didcot, there are significant transport infrastructure 
projects. The requirement for these has been tested against growth proposed for the Science 
Vale area, which includes this site. For transport contributions we are seeking £2,737 per 
dwelling. 
 
A financial contribution is required toward improved bus service provision. Contributions 
would be used to ‘pump prime’ bus services in accordance with a strategy for bus service 
improvement. Bus services are expected to travel through the site and the detailed design 
will need to accommodate this.  
 
The submitted residential travel plan is acceptable in principle although some amendment is 
required. A framework travel plan is required for the non-residential development. A financial 
contribution is required to cover the cost of monitoring and review. 
 
The development will affect existing rights of way in the proximity of the site due to the 
amount and frequency of increased use. The development should provide the means to 
improve these rights of way to make them safer, and more convenient for year round 
commuting and recreational use. The size of the development will make this area more urban 
so the paths need to remain as green corridors but also made safe and fully integrated with 
the development. 
 
Access works associated with this application will require appropriate drainage, which should 
integrate with the wider site drainage scheme with any reserved matters application including 
the following: 

 Discharge Rates 

 Discharge Volumes 

 Maintenance and management of SUDS features  

 Sizing of features – attenuation volume 

 Infiltration tests to be undertaken in accordance with BRE365 

 Detailed drainage layout with pipe numbers 

 SUDS (list the SUDS features mentioned within the FRA to ensure they are carried 
forward into the detailed drainage strategy) 

 Network drainage calculations  

 Phasing 
 
The County Council welcomes discussion to resolve the matters raised above and also to 
inform the detailed design of the development site. 
 
In respect of detailed design, the County Council particularly seeks further discussion in 
respect of: 

 The opportunity for a further road through the retained farmland 

 The design of roads which will be used as bus routes 

 The layout of the neighbourhood centre and access to the sports centre 

 Provision for cyclists e.g. hybrid cycle lanes, cycle parking 

 Design of pedestrian crossings 
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 Conditions in respect of works on rights-of-way 
 
Officer’s Name: Geoffrey Arnold 
Officer’s Title: Principal Engineer 
Date: 12 October 2015 

 
  



Page 9 of 30 
 

District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Archaeology 

 

Recommendation: 
 

No objection subject to conditions 
 
 

Key issues: 
 
The site is located in an area of archaeological interest as identified by a geophysical survey 
and a trenched archaeological evaluation which recorded archaeological deposits in a 
number of areas within the site. A programme of archaeological mitigation will need to be 
undertaken ahead of the development which can be secured through a condition.  
 

Legal agreement required to secure: 
 
None 
 

Conditions: 
 

 
1.  Prior to any demolition and the commencement of the development a professional 

archaeological organisation acceptable to the Local Planning Authority shall prepare 
an Archaeological Written Scheme of Investigation, relating to the application site 
area, which shall be submitted to and approved in writing by the Local Planning 
Authority.  

 
Reason - To safeguard the recording of archaeological matters within the site in 
accordance with the NPPF (2012). 
 
2.  Following the approval of the Written Scheme of Investigation referred to in condition 

1, and prior to any demolition on the site and the commencement of the development 
(other than in accordance with the agreed Written Scheme of Investigation), a staged 
programme of archaeological evaluation and mitigation shall be carried out by the 
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commissioned archaeological organisation in accordance with the approved Written 
Scheme of Investigation. The programme of work shall include all processing, 
research and analysis necessary to produce an accessible and useable archive and a 
full report for publication which shall be submitted to the Local Planning Authority. 

 
Reason – To safeguard the identification, recording, analysis and archiving of heritage 
assets before they are lost and to advance understanding of the heritage assets in their 
wider context through publication and dissemination of the evidence in accordance with 
the NPPF (2012). 

 
Informatives: 
 
If the applicant makes contact with us at the above address, we shall be pleased to outline 
the procedures involved, provide a brief upon which a costed specification can be based, 
and provide a list of archaeological contractors working in the area. 
 

Detailed comments:  
 
An archaeological evaluation has been undertaken on the site based on the results of a 
geophysical survey. This evaluation recorded archaeological deposits dating from the 
Bronze Age through to the Roman period on the northern side of the site. A number of 
undated ditchers and gullies were recorded across the central side of the site. 
 
These surviving features will be disturbed by this development and therefore a programme 
of archaeological mitigation will need to be undertaken within these areas ahead of the 
development.   
 
We would, therefore, recommend that, should planning permission be granted, the applicant 
should be responsible for ensuring the implementation of a staged programme of 
archaeological investigation to be maintained during the period of construction. This can be 
ensured through the attachment of suitable negative conditions along the lines of that above 
under the heading of ‘Conditions’. 
 
Officer’s Name: Richard Oram     
Officer’s Title: Planning Archaeologist 
Date: 18 September 2015 
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Education 

 

Recommendation: 
 

No objection subject to conditions 
 
 

Key issues: 
 
Based on the information currently available, this proposed development has been estimated 
to generate 469 primary pupils, 394 secondary pupils and 9.7 pupils requiring education at an 
SEN school.  
 
Primary education  

 Two school sites of 2.22ha are required for new primary schools to serve this 
development. Comments on the suitability of the proposed school sites are 
included within the Property section of this response.    

 £9,264,776 (indexed from 3Q12 using the PUBSEC index) Section 106 is required 
for the necessary expansion of permanent primary school capacity serving the 
area, through new schools to be provided within the site.  

 
Secondary education  

 A school site of 8.68ha is required for a new secondary school to serve this 
development. Comments on the suitability of the proposed school site are included 
within the Property section of this response.    

 £9,823,602 (indexed from 3Q12 using the PUBSEC index) Section 106 required for 
the necessary expansion of permanent secondary school capacity serving the 
area, through a new school to be provided within the site. 

 
Special Educational Needs (SEN) education : 

 £1,057,300 Section 106 required for the necessary expansion of permanent SEN 
school capacity serving the area, through a new school to be provided within the 
Valley Park strategic development site to the west of Didcot. 
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Legal Agreement required to secure: 
 
Two primary school sites each of 2.22ha.  The location and shape of which are to be agreed; 
to be free from encumbrances and to be conveyed freehold to the County Council in a state 
suitable for primary school use and to the County Council’s requirements. 
 
A secondary school site of 8.68ha.  The location and shape of which are to be agreed; to be 
free from encumbrances and to be conveyed freehold to the County Council in a state 
suitable for secondary school use and to the County Council’s requirements. 
 
£9,264,776 Section 106 contributions towards the provision of new primary schools serving, 
and within, the development.  The sum is based on 469 primary aged pupils being generated 
by the development.  This is index linked from 3rd Quarter 2012 using PUBSEC Tender Price 
Index.  
 
£9,823,602 Section 106 developer contributions towards the cost of building a new 
secondary school to serve this development.  This is based on 394 pupils being generated by 
the development. This is index linked from 3rd Quarter 2012 using PUBSEC Tender Price 
Index.  
   
£1,057,300 Section 106 developer contributions towards the planned new SEN School to 
serve the Didcot area, based on projected pupil generation of 9.7 pupils. 
  
The cost of a 100 pupil SEN school is estimated by Turner & Townsend at £10.9m (based on 
2Q10 figures). This excludes land costs, zero carbon supplement and project management 
cost.  
 

Conditions: 
 
Planning permission to be dependent on a satisfactory agreement to secure the resources 
required for the necessary expansion of education provision. This is in order for Oxfordshire 
County Council to meet its statutory duty to ensure sufficient pupil places for all children of 
statutory school age. 
 

Informatives: 
 

 Contribution calculations are based on the notified numbers and mix of dwellings. 
Pupil generation, and consequently developer contributions amounts required towards 
education, will need to be revised should there be any change to the mix of dwellings.   

 

Detailed Comments:  
 
Primary: 
The scale of planned and proposed housing growth in the Didcot area requires significant 
strategic growth in primary school capacity. This will be through new schools within the larger 
housing developments. The nearest schools to this proposed development are regularly 
over-subscribed, and do not have surplus places; new primary school provision will therefore 
be needed as soon as viable.  
 
Based on the information currently available, this proposed development has been estimated 
to generate 469 primary pupils. This will exceed the capacity of a new 2 form entry primary 
school (420 places) and therefore a second new primary school will be required.  
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This proposed development includes two new primary school sites, each of which will need to 
be 2.22ha, and provided at no cost to the County Council.  Comments on the suitability and 
requirements of the proposed school sites are included within the Property section of this 
response.    
 
The required contributions towards building primary school capacity have been calculated as 
follows: 

 The full cost of a 2 form entry primary school, assessed as £8,068,000 (low carbon, 
@3Q12). Developer-delivery of this school would be an acceptable alternative.  

 A pro-rata contribution towards the cost of building a 1 form entry primary school, 
based on the balance of pupil generation: this is currently estimated as 49 school 
places, but this would need to be reassessed if details of housing mix or build profile 
changed. The cost of a 1 form entry primary school has been assessed as £5,129,000 
(low carbon, @3Q12), or £24,424 per pupil. The required contribution towards this 
school is therefore £1,196,776. 

 
Secondary: 
The scale of planned and proposed housing growth in the Didcot area requires significant 
strategic growth in secondary school capacity. The new secondary school due to open on the 
Great Western Park development in 2017 (co-located with a University Technical College 
open 2015) is planned to be sufficient to meet the needs of the Great Western Park and 
Valley Park strategic developments. To meet the needs of the North East Didcot strategic 
development, as well as other proposed housing developments, a second new secondary 
school will be needed, and has been planned for North East Didcot. An 8.68ha site for this 
school has been included within this application.  Comments on the suitability and 
requirements of the proposed school site are included within the Property section of this 
response.    
 
This new school is expected to be built in two phases of 600 places each, to allow it to grow 
in line with local population. Based on the cost of a 600 place secondary school 
(£14,995,700, low carbon, @3Q12) developer contributions will be required at a rate of 
£24,933 per pupil, towards the new secondary school at North East Didcot.   
 
Special: 
The number on roll in special schools in Oxfordshire has risen over recent years from 795 in 
2007 to 998 in 2015.  The demand for special school places is forecast to grow as new 
housing is built and the already rising birth rate feeds through.  Expansions are planned at a 
number of schools but there is no existing SEN school in the Didcot area and the scale of 
population growth planned for the area will require a new SEN school.  The planned school 
will serve the full age range with a capacity of 100 pupils.   The new SEN school planned for 
Didcot, serving this proposed development, is estimated to cost £10,900,000, or £109,000 
per pupil.  
 
Officer’s Name: Barbara Chillman 
Officer’s Title: Pupil Place Planning Manager                     
Date: 22 September 2015   

  



Page 14 of 30 
 

District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 
 
 

Property 
 

Recommendation: 
 

No objection subject to conditions 
 
 

Key issues relating to school sites  
 

 Two primary school sites and a secondary school site, as detailed in the Education 

section to this Response, are required to meet the needs of the development.  All 

sites must be free from encumbrances and delivered in accordance with Oxfordshire 

County Council requirements.  Information on the County Council’s requirements are 

provided in the attached Developer’s Guide to Educational Requirements for 

Residential Developments and particular note should be taken of, Section 4.4.5. 

Abnormal Costs and Section 4.7 Technical Requirements. 

 There is an option for the direct delivery of one of the 2fe primary schools which must 

meet County Council’s required specifications, further details of which will be 

provided. 

 Should direct delivery of the 2fe primary school not prove possible, the County 

Council would require a financial contribution sufficient to fully fund the delivery of the 

school. 

 The sites to be conveyed freehold to the County Council at no cost to the County 

Council.  

Following review of the most recent submitted plans the following points must 
be addressed: 
 

 Any area designated as a site for a school must be fully within Flood Zone 1 (Low 
Probability) The definition of Flood Zone 1 being land assessed as having a less than 
1 in 1000 annual probability of river or sea flooding (<0.1%). This shall be 
demonstrated prior to agreeing the school site boundaries. 
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 Any area designated as a site for a school shall be cleared of all existing 
underground and overground services/drainage.  

 

 The Developer shall show through a Transport Assessment (TA) the expected 
number of pupils to be driven to the schools and identify parking spaces either on the 
adopted highway or other fully maintain areas to the satisfaction of the highway 
authority once the land for the school has been agreed and prior to the 
implementation of the development.  
 

 Oxfordshire County Council Education requirements are included in the embedded 
document for reference. 

26395 Eductional 
Requirements for Residential Developments.doc

 
 

Key issues relating to other Property issues 
 

 The County Council considers that the impacts of the development proposal (if 

permitted) will place additional strain on its existing community infrastructure. 

 The following housing development mix has been used: 

135 x One Bed Dwellings 

697 x Two Bed Dwellings 

482 x Three Bed Dwellings 

505 x Four Bed Dwellings 

60 Extra Care Housing 

 
 
• It is calculated that this development would on the housing mix stated above, 38% 
affordable      housing and a build out over 11 years generate a net increase of: 
 

4,549 additional residents including: 

611 resident/s aged 65+ 

3171 residents aged 20+ 

474 resident/s ages 13-19 

276 resident/s ages 0-4 

 
 

Legal Agreement required to secure: 
 

•  Library                                               £386,665.00 

•  Central Library      £78,015.35 

•  Waste Management                          £291,136.00  (subject to revision) 

•  Adult Day Care       £672,100.00 

Total* £1,427,916.35 

 

*Total to be Index-linked – see detailed comments for index reference 

•  Administration & Monitoring £16,878.65 

The County Council’s legal fees in drawing up and/or completing a legal agreement will 

need to be secured. 
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Conditions:  
 

•  The County Council as Fire Authority has a duty to ensure that an adequate 

supply of water is available for fire-fighting purposes. There will probably be a 

requirement to affix fire hydrants within the development site. Exact numbers 

and locations cannot be given until detailed consultation plans are provided 

showing highway, water main layout and size. We would therefore ask you to 

add the requirement for provision of hydrants in accordance with the 

requirements of the Fire & Rescue Service as a condition to the grant of any 

planning permission. 

 

Informatives: 
 

•  Fire & Rescue Service recommends that all new building including all new 
dwellings are constructed with fire suppression systems. 

 

Detailed Comments:  

 
Local Library 

 
This development is served by Didcot Library. This provision is significantly under-size in 
relation to its catchment population and this development will therefore place additional 
pressures on the library service. 

 
Costs for improvements are based upon the costs of extending a library. The costs of 
extending a library is £2,370 per m2 at 1st Quarter 2012 price base; this equates to £65 
(£2,370 x 27.5 / 1,000) per resident. 

 

This calculation is based on Oxfordshire County Council adopted standard for publicly 

available library floor space of 23 m2 per 1,000 head of population, and a further 19.5% 

space is required for support areas (staff workroom, etc.), totalling 27.5 m2 per 1,000 head 

of population. 
 
The development proposal would also generate the need to increase the core book stock 

held by 2 volumes per additional resident. The price per volume is £10.00 at 1st Quarter 

2012 price base; this equates to £20 per resident. 
 

•  The contribution for the provision of library infrastructure and supplementary 
core book stock in respect of this application would therefore be based on the 
following formula: 

£85 x 4549 (the forecast number of new residents) = £386,665.00 

 
Central Library 

 
Central Library in Oxford serves the whole county and requires remodeling to support service 

delivery that includes provision of library resources across the county. Remodelling of the 

library at 3rd Quarter 2013 base prices leaves a funding requirement still to be secured of 

£4,100,000. 60% of this funding is collected from development in the Oxford area. The 

remainder 40% is spread across the four other Districts. 40% of 4.1M = £1,604,000. 

Population across Oxfordshire outside of Oxford City District is forecast to grow by 93,529 to 
year 2026. £1,604,000 ÷ 93,529 people = £17.15 per person 
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•  The contribution for the provision of central library infrastructure in respect 

of this application would therefore be based on the following formula: 

£17.15 x 4549 (the forecast number of new residents) = £78,015.35 

 
Strategic Waste Management 

 
Under Section 51 of the Environmental Protection Act 1990, County Councils, as waste 

disposal authorities, have a duty to arrange for places to be provided at which resident in its 

area may deposit their household waste and for the disposal of that waste. 

 

The demand for Oxfordshire’s Household Waste and Recycling Centres (HWRC) exceeds 

capacity and the County Council is currently consulting on how unmet demand and future 

demand can be mitigated.  As this site will add additional pressure at HWRCs a contribution 

towards the cost of increasing capacity is required and an appropriate contribution will be 

notified to the District when the consultation has concluded and costings are known.  

However as a guide under the previously used methodology a contribution of £291,136 

(1Q12) would have been required.  It should be noted that the likely contribution figure 

should not be more than this figure. 

 
 
Social & Health Care - Day Care Facilities 

 
This development is served by Didcot Day Centre which does not have capacity to meet the 

needs of this development. To meet the additional pressures on day care provision the 

County Council is looking to expand and improve the Didcot Day Centre. 
 
 
Contributions are based upon a new Day Care centre offering 40 places per day (optimum) 

and open 5 days per week; leading to an equivalent costing of £11,000 per place at 1st 

Quarter 2012 price base (this in non-revenue).  Based on current and predicted usage 

figures we estimate that 10% of the over 65 population use day care facilities. Therefore 

the cost per person aged 65 years or older is £1,100. 
 

•  The contribution for the provision of adult day care infrastructure in respect 

of this application would therefore be based on the following formula: 

£1,100 x 611 (the forecast number of new residents aged 65+) = £672,100.00 

 
Administration 

 
Oxfordshire County Council requires an administrative payment of £16,878.65 for the 

purposes of administration and monitoring of the proposed S106 agreement, including 

elements relating to Education. The admin fee may increase depending on the value of any 

Transport related contributions. 

 
 
Indexation 

 
Financial contributions have to be indexed-linked to maintain the real values of the 

contributions (so that they can in future years deliver the same level of infrastructure 

provision currently envisaged). The price bases of the various contributions are covered in 

the relevant sections above. 
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General 

The contributions outlined towards sustainable community infrastructure and its capital 

development have been calculated where possible using details of the development mix 

from the application submitted or if no details are available then the County Council has 

used the best information available. Should the application be amended or the development 

mixed changed at a later date, the Council reserves the right to seek a higher contribution 

according to the nature of the amendment. 

 

The contributions which are being sought are necessary to protect the existing levels of 

infrastructure for local residents. They are relevant to planning the incorporation of this 

major development within the local community, if it is implemented. They are directly related 

to this proposed development and to the scale and kind of the proposal. 

 

Contributions required to mitigate the impact of the development on infrastructure but 
which due to Regulation 123 of the Community Infrastructure Regulations 2010 (as 
amended) OCC cannot require a s106 obligation in respect of: 
 

•  Museum Resource Centre                   £22,745.00 
 
County Museum Resource Centre 

 
Oxfordshire County Council’s museum service provides a central Museum Resource Centre 

(MRC). The MRC is the principal store for the Oxfordshire Museum, Cogges Manor Farm 

Museum, Abingdon Museum, Banbury Museum, the Museum of Oxford and the Vale and 

Downland Museum. It provides support to theses museums and schools throughout the 

county for educational, research and leisure activities. 

 

The MRC is operating at capacity and needs an extension to meet the demands arising 

from further development throughout the county. An extended facility will provide additional 

storage space and allow for increased public access to the facility. 

An extension to the MRC to mitigate the impact of new development up to 2026 has been 
costed at £460,000 at 1st Quarter 2012 price base; this equates to £5 per person 

•  The contribution for the extension of the Museum Resource Centre in respect 

of this application would therefore be based on the following formula: 

£5 x 4549 (the forecast number of new residents) = £22,745.00 

Officer’s Name: Oliver Spratley  
Officer’s Title: Corporate Landlord Officer  
Date: 23 September 2015



 

Page 19 of 30 
 

District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Minerals & Waste 

 

Recommendation: 
 

No objection 
 
 

Key issues: 
 
There are identified potentially workable deposits of sand and gravel within land to the west 
and north west of the application site. 
 
The principle of development at this site has been established through the adopted South 
Oxfordshire Core Strategy and in view of this and other factors no objection should be raised 
to this application on mineral planning policy grounds. 
 

Legal agreement required to secure: 
 
None 
 
 

Conditions: 
 
None 

 
Informatives: 
 
None 
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Detailed comments:  
 
Published BGS mapping shows a small part of the application site, in the north west corner, 
to be underlain by deposits of sand and gravel.  There are more extensive deposits of sand 
and gravel deposits lying to the west and north west of the site, beyond Moor Ditch and the 
B4016 respectively. The land to the north of the site, on the north side the B4016, either does 
not contain sand and gravel or has already been worked. 
 
The land to the west of the site, between Moor Ditch and the railway has been nominated to 
the County Council by Hanson Aggregates for possible identification for working in the new 
Oxfordshire Minerals and Waste Local Plan that is in preparation. This is listed on the 
Council’s website as Site Nomination SG 62 – Land near Appleford, Didcot. 
 
This nominated site has been put forward by Hanson Aggregates as a possible extension to 
their existing Sutton Courtenay Quarry, which lies to the west of the railway. A borehole 
survey of this site has not been carried out but, on the basis of existing geological 
information, Hanson have estimated the workable sand and gravel content of this nominated 
site as 1.1 million tonnes. This would be sufficient for at least 3 years production from Sutton 
Courtenay Quarry (at maximum production rate). 
 
Historically, the Oxfordshire Structure Plan included the Sutton Courtenay area as a general 
location where the principle of sand and gravel working was accepted. The Sutton Courtenay 
area was identified in the Oxfordshire Minerals and Waste Local Plan, 1996 (policies SC1 – 
SC3), although the land west of the application site was not included in land specifically 
identified for working in that plan. Of those Local Plan policies for the Sutton Courtenay area, 
only policy SC3 is saved. The Structure Plan policies for minerals are no longer saved. 
 
The County Council’s Minerals and Waste Local Plan: Part 1 – Core Strategy Proposed 
Submission Document, August 2015 includes the sand and gravel deposits in the Sutton 
Courtenay area (including the land to the west and north west of the application site) within a 
strategic resource area (The Thames and Lower Thames Valleys area from Oxford to 
Cholsey) which is identified as a principal location for sand and gravel working in policy M3. 
The application site itself is not within this strategic resource area. 
 
The principle of housing and related development within the application site has been 
established through the adopted South Oxfordshire Core Strategy. 
 
The majority of the small area of sand and gravel deposits within the application site would 
not be directly affected by the proposed built development as shown on the illustrative 
masterplan but, in any case, the mineral deposits within the application site are not 
considered to be significant. 
 
The illustrative masterplan for the proposed development shows the western part of the 
application site mainly used for playing fields, a nature park and retained farmland.  For the 
most part, this would provide a significant buffer between the housing and other built 
elements of the proposed development and any possible areas of mineral extraction. 
Consequently, if built in this way, it is unlikely that the proposed development would give rise 
to significant indirect sterilisation of mineral deposits within land adjacent to the application 
site through proximity of housing or other sensitive built development.   
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If the area of retained farmland was also developed for housing, the nature park area would 
still provide a buffer zone, albeit narrower. (It is understood that the nature park and playing 
fields areas are to remain undeveloped as flood risk areas.) Some indirect sterilisation of 
mineral deposits within the land to the west might then result, although this would also 
depend on the relative timing of the housing development and any mineral extraction that 
may be proposed; given that the housing development is proposed to be phased over 10 
years, it would seem possible for mineral extraction to be carried out before housing 
development was carried out on that part of the application site.  
 
In view of the above factors, particularly the status of the application site as an allocation for 
housing in the adopted South Oxfordshire Core Strategy, no objection should be raised to 
this application on mineral planning policy grounds. 
 
The application addresses waste management issues arising from the development and 
there are no significant waste planning concerns.  
 
Officer’s Name: Peter Day                   
Officer’s Title: Minerals and Waste Policy Team Leader                      
Date: 09 October 2015 
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Ecology 

 

Recommendation: 
 

Comments 

 
 

Key issues: 
 
The District Council should be seeking the advice of their in-house ecologist who can advise 
them on this application, including on appropriate mitigation to avoid harm to Little Wittenham 
SAC (Special Area of Conservation).  Contributions should be secured from the applicant to 
ensure that an access route for sustainable means of transport to the publicly accessible 
area of the SAC is provided in order to avoid harm to the SAC, in line with the Habitat 
Regulations.   
 
In addition, the following guidance document on Biodiversity & Planning in Oxfordshire 
combines planning policy with information about wildlife sites, habitats and species to help 
identify where biodiversity should be protected.  The guidance also gives advice on 
opportunities for enhancing biodiversity:  
https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity  
 
Officer’s Name: Tamsin Atley                
Officer’s Title: Ecologist Planner          
Date: 24 September 2015 

  

https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Fire Service 

 

Recommendation: 
 

No objection 
 
 

Detailed comments:  
 
 
Access for Firefighting: 
 
Oxfordshire Fire & Rescue Service (OFRS) assumes that access to the proposed sites and 
to the premises will be in accordance with the guidance in the current edition of Approved 
Document B to the Building Regulations volumes 1 & 2.  
 
Water Supplies for Fire fighting: 
 
We strongly recommend the provision of adequate and appropriate water supplies (fire 
hydrants) in accordance with the guidance in the current edition of Approved Document B to 
the Building Regulations volumes 1 & 2. we would also recommend that the development 
conforms to British Standards BS 9999:2008 (Code of practice for fire safety in the design, 
management and use of buildings – Section 23 Water supplies for fire and rescue service 
use - 23.2 Location and access to external water supply) & BS 9990 (Code of practice for 
non-automatic fire-fighting systems in buildings – Section 5, Private fire hydrants - 5.2 
Provision and Siting) 
 
Automatic Water Suppression Systems: 
 
Oxfordshire Fire and Rescue Service also believe that fitting of Automatic Water Suppression 
Systems (AWSS) will materially assist in the protection of life, property and fire fighter safety. 
AWSS such as sprinklers and water mist systems do save lives; therefore OFRS strongly 
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recommend the provision of such systems particularly in new build properties for the 
proposed sites. 
 
Officer’s Name: M Carlile           
Officer’s Title: Area manager                     
Date: 21 September 2015 
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District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 

 
 

Waste Management 

 

Recommendation: 
 

No objection 
 
 

Key issues: 
 
Meeting statutory requirements to provide facilities for residents to dispose of waste and 
maintaining and increasing high rates of recycling and composting in Oxfordshire which are 
the best in the country. 
 
The proposed development will increase demand for waste management facilities and use of 
household waste recycling centres. Drayton HWRC, the nearest to the proposed 
development site, experiences capacity issues and the network of HWRCs in the county is 
also at capacity. 
 
Contributions towards increasing capacity for re-use, recycling and composting will be 
required to ensure the additional demand generated by the development can be met and 
recycling and composting rates are maintained at high levels. 
 

Legal agreement required to secure: 
 
Contributions are sought towards HWRC infrastructure to meet the demand generated by the 
proposed development. It is acknowledged that contributions towards the nearest HWRC are 
included in the draft Heads of Terms accompanying the application. The calculation of 
contributions is being revised and requires approval from Howard Cox. It will be provided 
separately or through the property response in due course. The justification for contributions 
is set out in the detailed comments below. 
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Detailed comments:  
 
 
1. Oxfordshire County Council, as a Waste Disposal Authority, is required under the 

Environmental Protection Act 1990 (Section 51) to arrange: 
 
“for places to be provided at which persons resident in its area may deposit their household waste and 
for the disposal of waste so deposited”;  

 
and that 

 
“(a) each place is situated either within the area of the authority or so as to be reasonably 
accessible to persons resident in its area; 

 
(b) each place is available for the deposit of waste at all reasonable times (including at least one 
period on the Saturday or following day of each week except a week in which the Saturday is 25th 
December or 1st January); 

 
(c) each place is available for the deposit of waste free of charge by persons resident in the area;”. 

 
2. Such places are known as Household Waste Recycling Centres (HWRCs) and 

Oxfordshire County Council (OCC) provides seven HWRCs throughout the County. This 
network of sites is no longer fit for purpose and is over capacity.   
 

3. The nearest HWRC to the proposed development site is Drayton HWRC and this site 
experiences capacity issues particularly at peak times. The size of the site at Drayton 
HWRC is constrained and increasing capacity there will require either expansion or a new 
site.  

 
4. Site capacity is assessed by comparing the number of visitors on site at any one time 

(measured by traffic monitoring) to the available space.  As detailed in Table 1, this 
analysis shows that all sites are currently ‘over capacity’ (meaning residents need to 
queue before they are able to deposit materials) at peak times, and many sites are 
nearing capacity during off peak times. Queuing time is not available, but anecdotal 
evidence suggests that this can be up to 20 minutes at busy times. 

 
Table 1: Site capacity 

Site April – September 

Percentage of time 

the site is over 

capacity during 

11:00- 14:00 (all 

week) 

April – September 

Percentage of time 

the site is over 

capacity during 

11:00- 14:00 

(weekend only) 

Full year 

Percentage of time 

the site is over 

capacity during 

08:00 – 17:00 (all 

week)  

Full year 

Percentage of time 

the site is over 

capacity during 

08:00 – 17:00 

(Weekend only) 

Alkerton 20.76% 49.57% 13.55% 34.95% 

Ardley 24.11% 58.12% 14.22% 19.61% 

Dix 3.05% 10.68% 0.98% 1.38% 

Drayton 27.74% 50.44% 14.32% 19.52% 

Oakley 15.10% 38.24% 10.07% 13.58% 

Redbridge 25.77% 51.18% 12.13% 17.13% 

Stanford 34.22% 59.47% 19.94% 26.06% 

 
 

5. Congestion on site can reduce recycling as residents who have already queued to enter 
are less willing to take the time necessary to sort materials into the correct bin.  Reduced 
recycling leads to higher costs and an adverse impact on the environment.  As all sites 
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are currently over capacity, population growth linked to new housing developments will 
increase the pressure on the sites. 
 

6. The Waste Regulations (England and Wales) 2011 require that waste is dealt with 
according to the waste hierarchy.  The County Council provides a large number of 
appropriate containers and storage areas at HWRCs to maximise the amount of waste 
reused or recycled that is delivered by local residents.  However to manage the waste 
appropriately this requires more space and infrastructure meaning the pressures of new 
developments are increasingly felt.  Combined with the complex and varied nature of 
materials delivered to site it will become increasingly difficult over time to maintain 
performance and a good level of service especially at busy and peak times. 

 
7. The Community Infrastructure Levy requires that contributions are: 
 

a. Necessary to make the development acceptable in planning terms: The 
comprehensive kerbside collections in place in each district are only able to accept 
smaller, more common types of waste.  Larger, ad hoc items like furniture or large 
electricals need to be taken to an HWRC for management.  Households make around 
4 visits to an HWRC each year and are regarded by residents as an important service.  
Without a contribution to HWRCs, the development would have an unacceptable 
impact on existing facilities.  Property Services have estimated that the proposed 
development will provide housing for approximately 4,549 new residents based on the 
proposed housing mix.  If each household makes four trips per annum the 
development would result in an additional 18,196 HWRC visits per year. 
 

b. Directly related to the development: A contribution towards additional HWRC capacity 
is needed because of the demand that the development will create (as calculated 
above).  The current network of sites is at capacity and without changes the pressure 
from increased development will result in a failure of them to adequately serve 
Oxfordshire residents.   
 

c. Fairly and reasonably related in scale and kind to the development:  The calculation of 
contributions is currently being updated and will be proportionate to the increased 
demand placed on HWRCs by this development by breaking down the capital costs 
associated with providing HWRC infrastructure into a cost per dwelling.  As the whole 
network is currently at capacity and additional development will impact on the service 
provided contributions are required from all developments.   

 
Officer’s Name: Frankie Upton                   
Officer’s Title: Waste Project Manager                       
Date: 18 September 2015                    
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RESPONSE TO CONSULTATION ON THE FOLLOWING DEVELOPMENT PROPOSAL 
 
District:  South Oxfordshire 
Application no: P15/S2902/O 
Proposal: Outline planning application with details of the means of access only to be 
considered for a new and integrated neighbourhood to the northeast of Didcot of up to 1880 
homes (with up to 40% being Affordable Housing) and comprising: (i) two new primary 
schools; (ii) a new secondary school; (iii) a new leisure/sports facility and sports pitches, 
including a pavillion; (iv) a neighbourhood centre comprising: a 1500 sqm Class A1 (shop) 
use; up to 5 units, each up to 200 sqm, of small flexible units within Classes A1, A2, A3, A4 
or A5; a Class A4 or A3or mixed use Public House/restaurant; a Class C1 hotel; and a Class 
D1 non-residential institutional use (for example a creche or childrens day nursery); (v) a new 
community hall; (vi) a Class C3 residential Extra Care Housing facility; (vii)new areas of 
green infrastructure including amenity green space, allotments and children's play areas; and 
(viii) a comprehensive suite of other supporting town-wide and site-specific associated 
infrastructure. 
Location: Land to the north east of Didcot 
 

 
LOCAL MEMBER VIEWS 

 

 
Cllr:        Nick Hards                                                        Division:     Didcot West                        
 
Comments:  
 
My main concern as County Councillor for Didcot West Division is the traffic implications of 
this proposal on the A4130 between the Power Station roundabout and the Milton 
Interchange. The badly designed road layout shown in this application will in my view cause 
traffic to be diverted onto already congested routes. Interfering with existing journeys on the 
B4016 is undesirable because the alternative route past the Power Station Roundabout, 
entrance to Great Western Park, and the Milton Interchange would exacerbate the 
congestion which is already present on that section of the A4130. I’m especially concerned 
about the impact on the residents of Foxhall Manor Park who already have to battle through 
congestion whenever they leave their homes. 
 
The B4016 is part of a busy commuter route between Didcot and Oxford. It is used by traffic 
heading north to places of work in the Abingdon area, to the Culham science centre and to 
the European School. The B4016, B4015 and A4074 is a more direct route from the 
proposed development to east Oxford, the BMW Works and to the hospitals than the route 
via the A34. The applicants have not done sufficient to mitigate the effect of their proposed 
development on traffic which currently uses these routes.  
 
Specific points 

1) The road layout at the junction of the A4130 and B4016 will need to be modified to 
accommodate this development. The applicants leave the layout unchanged, with just 
a set of traffic lights on that junction. To make this proposed development work, they 
need to increase the capacity on the Northern Perimeter Road (NPR) at this junction.  
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2) The access to 168 and 170 Abingdon Road is particularly close to the junction and 
there is an existing planning approval (P15/S0834/FUL) which would permit 2 more 
homes to be built on that site and using that access. Any occupant of the 4 homes 
there waiting to turn into their drive would rapidly build up a queue which could extend 
south of the proposed traffic lights and cause gridlock. Gridlock here would force traffic 
onto alternative routes including potentially under Cow Lane Tunnel and on to Station 
Road. 

3) The applicants should also reconsider the traffic movements at the T-junction at the 
north end of Lady Grove (locally called Abingdon Road) which already has long 
queues at peak times. Either a separate lane for traffic turning left is required or the 
development needs a left turn only access to Appleford Road west of Pearith Farm. 
Traffic which is heading towards Abingdon and the Culham site needs to be removed 
from the queues if this junction is to carry more traffic from the proposed development.  

4) It is also likely that the more northerly priority junction planned between the 
development and Lady Grove would be obstructed with queues at peak times on the 
northbound B4016.  

5) A condition of the development should be that the speed limit on the A4130 northern 
perimeter road is reduced from 50 to 40 mph before development begins. 

6) It is a long walk from this site to Didcot Girls School and to St Birinus School. Cycling 
is a more realistic option than walking to those destinations. More thought needs to be 
given to the safe crossing points at the Mersey Way and Avon Way roundabouts on 
the A4130, which is an extremely busy road and which carries many HGVs. 

7) Cycling from this development to Milton Park would be a sustainable option but the 
Power Station Roundabout is currently unsafe for cyclists and pedestrians. The 
applicant should be required to mitigate the harm which this development would cause 
at that location. 

8) Given the distance from the shops and facilities of Didcot, good quality frequent bus 
services are essential and their provision should be a condition in any planning 
permission for this site. 

9) Much of the site including the land immediately north of the A4130 and east of the 
Mersey Way roundabout is waterlogged heavy clay. This was apparent when the 
archaeological survey was carried out and the sample trenches filled with water in less 
than 24 hours. In these circumstances functioning Sustainable Urban Drainage 
schemes (SUDs) cannot in my view be constructed.  

10) The proposed site for the leisure centre and sport pitches is particularly prone to 
flooding and the benefit of the proposal to the development and to Didcot in general 
should be independently verified. These are not valuable parts of the site, because of 
the flood risk.  

11) Cheap, efficient solar water heating systems and solar photovoltaics should be part of 
the sustainability measures for this site, which is wide open, flat and receives plenty of 
sunshine. They are not mentioned in the sustainability appraisal and they should be. 

12) In addition to the grass snakes and common lizards recorded in the ecological 
surveys, the presence of slow worms should be taken into account. 

13) The site is close to the Hanson operations in Sutton Courtenay and the landfill 
operations of FCC. Both activities impact on the residents of the Ladygrove area of 
Didcot. Bad smells prevent people from sitting outside during the summer and the 
noise from stone trains unloading in the small hours of the morning at the Hanson site 
are disruptive. The first problem is downplayed by the applicants and the second is not 
mentioned. The Sutton Courtenay Liaison Committee members can advise on these 
issues. 

14) The applicants assert that the development is not viable if 40% of affordable housing 
is required, and it is said that this may prejudice the provision of sports and leisure 
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facilities. The viability test should be based on a realistic valuation of the land, which 
should have regard to the flood risk, bad smells and noise concerns which make this a 
sub optimal site for housing development. 

    
                                                                        Date: 28 September 2015 

 
 


